LODI CITY COUNCIL "SHIRTSLEEVE" SESSION
Carnegie Forum Date: November 6, 2007

305 West Pine Street, Lodi Time: 7:00a.m.

For information regarding this Agenda please contact:
Randi Johl
City Clerk
Telephone: (209) 333-6702

¢y
NOTE: All staff reports or other written documentation relating to each item of business referred to on the agenda
are on file in the Office of the City Clerk and are available for public inspection. If requested, the agenda shall be
made available in appropriate alternative formats to persons with a disability, as required by Section 202 of the
Americans with Disabilities Act of 1990 (42 U.S.C. Sec. 12132), and the federal rules and regulations adopted in
implementation thereof. To make a request for disability-related modification or accommodation contact the City
Clerk’s Office as soon as possible and at |east 24 hours prior to the meeting date.

Informal Informational Meeting
A. Roll Call by City Clerk
B. Topic(s)
B-1 Presentation of the Redevelopment Project Feasibility Study and Proposed Survey Area
(CM)
C. Comments by Public on Non-Agenda Items
D. Adjournment
Pursuant to Section 54954.2(a) of the Government Code of the State of California, this agenda was posted
at least 72 hours in advance of the scheduled meeting at a public place freely accessible to the public 24
hours a day.
Randi Johl
City Clerk
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AGENDA ITEM B-01

CITY OF LoDl
CounciL COMMUNICATION

AGENDA TITLE: Presentation of Redevelopment Project Feasibility Study and Proposed Survey
Area

MEETING DATE: November 6, 2007 (Shirtsleeve Session)

PREPARED BY: City Manager

RECOMMENDED ACTION: No action required.

BACKGROUND INFORMATION: The City Council will be asked to designate a Redevelopment
Project Survey Area at its November 7" Regular Meeting. The
purpose of the Shirtsleeve presentation is to review a Feasibility
Study that the City prepared to assist in the selection of a Project
Area.

Although not required by law, many communities prepare an initial feasibility study to help select the
boundaries of a Redevelopment Survey Area and the subsequent Project Area. Based upon the
Council's July 19, 2007, direction, City staff, using the services of GRC Consultants, prepared a
Feasibility Study. The Feasibility Sudy looked at two areas in general as possible Redevelopment
Projects, one small and the other large. The areas were given a preliminary visual inspection to

determine if they were legally permissible and projections of possible tax increment revenue were
developed.

The Shirtsleeve presentation will review the assumptions used to develop the tax increment projections
and the plan adoption process.

The Feasibility Study has been reviewed by the Budget and Finance Committee and presented to the
Planning Commission.

As a note, the Council will hear references to a variety of legally required documents as the
Redevelopment Plan adoption process moves forward. The Feasibility Study is not to be confused with
the Preliminary Plan, Preliminary Report, and Redevelopment Plan.

FISCAL IMPACT: N/A

FUNDING AVAILABLE: N/A

BK/mp Blair King, City Manager
Attachment: Feasibility Study

APPROVED:

Blair King, City Manager
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BACKGROUND

There are over 400 redevelopment agencies in charge of nearly 800
redevelopment project areas throughout the State of California. In a
study performed by the Center for Economic Development at
California State University, Chico for the fiscal year of 2002-03,
redevelopment agencies have:

¢ Increased state income by $16.56 billion

s Created over 300,000 jobs

» Increased tax revenues for state and local governments by
$1.58 billion

e Constructed over 37,600 new affordable housing units and
rehabilitated nearly 20,000 existing affordable housing units
(in a ten-year period)

With this in mind, the Lodi City Council on July 19, 2007, acting as
the City's Redevelopment Agency (the “Agency”), directed that studies
begin to see if redevelopment is feasible in portions of east Lodi, and to
determine where the initial boundaries should be.

A redevelopment program in the City could help support a number of
goals for improving the community. However, to undertake a
redevelopment plan adoption requires a significant commitment of
time and financial resources. Therefore, the Agency requested this
Feasibility Study to analyze the area before such a commitment.

The analysis included herein provides a generalized discussion of
existing physical and economic conditions as they relate to California
Community Redevelopment Law (Health and Safety Code Section
33000 et seq.; the “CRL"), a general outline of projects and programs,
a potential future work program the adoption process, and financial
projections.  Detailed studies and analyses will be provided in
subsequent documents if the formal adoption process begins.
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REQUIREMENTS OF STATE LAW

Blight Definition

According to the CRL, a city may adopt a redevelopment plan to
address an area that is blighted. A blighted area is an area:

1. That is predominately urbanized;

2. That is characterized by one or more conditions of physical blight
and one ore more conditions of economic blight; and

3. In which the combination of such conditions is so prevalent and so
substantial that it causes a reduction of, or lack of, proper
utilization of the area to such an extent that it constitutes a
gerious physical and economic burden on the community that
cannot reasonably be expected to be reversed or alleviated by
private enterprise or governmental action, or both, without
redevelopment.

Urbanization

Section 33320.1 of the CRL requires that the area proposed for
redevelopment be predominantly urbanized. This means that not less
than 80% of the area is either of the following:

¢ Ias been or is developed for urban uses

+ Is an integral part of one or more areas developed for urban
uses that are surrounded or substantially surrounded by
parcels that have been or are developed for urban uses.

Physical Blight

According to CRL Section 33031(a), the following conditions are the
physical characteristics that cause blight:
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Buildings in which it is unsafe or unhealthy for persons to live
or work. These conditions may be caused by serious building
code violations, serious dilapidation and deterioration caused
by long-term neglect, construction that is vulnerable to serious
damage from seismic or geologic hazards, and faulty or
inadequate water or sewer utilities

Conditions that prevent or substantially hinder the viable use
or capacity of buildings or lots. These conditions may be caused
by buildings of substandard, defective, or obsolete design or
construction given the present general plan, zoning, or other
development standards

Adjacent or nearby incompatible land uses that prevent the
development of those parcels or other portions of the project
area

The existence of subdivided lots that are in multiple ownership
and whose physical development has been impaired by their
irregular shapes and inadequate sizes, given present general
plan and zoning standards and present market conditions

Economic Blight

- According to CRL Section 33031(h), the following conditions are the
economic characteristics that cause blight:

Depreciated or stagnant property values

Impaired property values, due in significant part, to hazardous
wastes on property where the agency may be eligible to use its
authority

Abnormally high business vacancies, abnormally low lease
rates, or an abnormally high number of abandoned buildings

A serious lack of necessary commercial facilities that are
normally found in neighborhoods, including grocery stores,
drug stores, and banks and other lending institutions

Serious residential overcrowding that has vresulted in
significant public health or safety problems.

An excess of bars, liquor stores, or adult-oriented businesses
that has resulted in significant public health, safety, or welfare
problems.

A high crime rate that constitutes a serious threat to the public
safety and welfare.

Not every parcel of land in a redevelopment area must be blighted.
Unblighted land may be included if it is necessary for effective
redevelopment and not included solely to collect tax increment
revenue.
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The “Five-Part Test”

In conclusion, a redevelopment area must pass five basic tests. Land
being considered for inclusion in a redevelopment project area:

1) Must be urbanized (as defined above).

2) Must have prevalent physical and economic blight (as defined
above).

3) The blight must cause a lack of proper utilization of the area.
4y The improper utilization must be a serious burden on community.

5) The burden cannot be reversed by private enterprise acting alone,
by the City acting alone, or by both acting together without the
assistance of a redevelopment agency.

The analysis in this Study derived from locking at properties in
eastern Lodi based on these definitions and the “five-part test” on a
general level. If the adoption process is started by the Agency, then
detailed studies will begin to research and document blight and
urbanization. Changes to the boundaries may be needed after
additional study.
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GENERAL OBSERVATIONS

At first look, the properties in eastern Lodi should, theoretically, have
very few problems. Consider that Lodi is served by a well-traveled
freeway, has an established wine industry, and the nearby population
has a per capita income 8% higher than the County.!

However, when looked at in more detail, portions of the community

appear to be suffering from a variety of adverse conditions. Building

deterioration, obsolete commercial structures, piecemeal development,

antiquated parcel shapes and sizes, junk and equipment openly

stored, and old or nonexistent infrastructure are just some of the
~ problems that contribute to the overall decline of the community.

To begin the process of preliminarily evaluating existing conditions in
the eastern Lodi area (the “Study Area”), general field surveys were
conducted. Properties in the Study Area were evaluated on a block-
by-block basis, using the blight definitions described in the CRL, as
discussed earlier.

This preliminary research included general observations of conditions
in the Study Area as well as parcel-specific data from the San Joaquin
County Assessor. A database was then prepared to store and retrieve
information. This database will be updated and expanded throughout
the adoption process, if the Agency chooses to begin such an endeavor.

The remainder of this section will discuss initial findings within the
boundaries of the Study Area. These findings are not meant to fulfill
the blight documentation required by law; rather, they are intended to
be used as a general description of existing conditions to determine
Survey Area boundaries and recommendations regarding additional
steps.

1 1998 income, 2000 United States Census and City of Lodi.
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Buildings That Are Unsafe or Unhealthy

While there is a significant amount of building deterioration in the
Study Area, the bulk of it does not appear to be life-threatening. The
type of deterioration observed is more of a hindrance to the vitality of
current uses, and a virtual roadblock for future improvements because
it is an economic burden. Therefore, it will be discussed in more detail
in the next section.

However, based on construction dates from the Assessor, thousands of
structures in the Study Area are likely to contain asbestos, lead-based
paint, or other common hazardous materials. This does not
necessarily mean that these structures are contaminated, but any
expansion, modernization, or other rehabilitation project is severely
limited due to the costs involved with abating these once-popular
building materials.

These building materials are dangerous enough because of the
inherent health and safety risks, but the related physical and
economic burdens can also force an area into stagnation. This may be
partially to blame for the apparent lack of reinvestment in the Study
Area. However, if the area is included in a redevelopment project,
financial assistance could be available,

Other forms of hazardous materials may exist in the auto-related

. businesses along Cherokee Lane and Kettleman l.ane, and in the

industrial areas by the railroad tracks and east of Highway 99.
Historically, these types of uses, which include auto repair, body
shops, and light and heavy manufacturing, are notorious for
contaminating air, soil, and groundwater. Additional study would be
required to determine if such problems exist.

Significant code violations in the areas with high concentrations of
deteriorated structures may also show structures that are unsafe or
unhealthy to occupy. Such code violations may include unpermitted
construction, inadequate building materials, unsafe wiring, or other
dangerous problem. Discussions with the City’s code enforcement
staff will be necessary to fully characterize this condition.

Conditions That Prevent or Hinder Viable Uses of Buildings or
Lots

There appear to be several conditions that harm the properties in the
Study Area, including Dbuilding deterioration, commercial
obsolescence, and inadequate infrastructure.

Building deterioration was observed throughout the Study Area, with
a significant number of buildings in need of moderate-to-major repairs
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or substantial rehabilitation. The most severe conditions include
damaged roofs and exterior walls, bare plywood or other inappropriate
building material, wood rot, chunks of missing plaster or stucco, and
large areas of peeling paint. These conditions were observed in
commercial and residential portions of the Study Area.

Commercial obsolescence appears to have been a problem in the Study
Area for a long time. Antigquated fagades; neighboring buildings with
a variety of setbacks, heights, styles, and exterior treatments; limited
display areas; old motels; and buildings constructed for specific uses
but no longer housing those uses are plentiful.

It is clear that commercial development in the Study Area has
occurred in a plecemeal fashion, and without any coordinated effort.
The hodgepodge development pattern has led to a variety of site
layouts, multiple curb cuts, and signage that creates a visual and
functional chaos. The symptoms of obsolescence are costly to alleviate,
but must be addressed for the overall economic health of the area.

The lack of adequate public facilities also has a major negative affect
on properties in the Study Area. Initial observations reveal the
following problems throughout the Study Area:

e Streets in poor condition

o Curbs, gutters, and sidewalks in poor condition (or non-existent)

e Drainage problems

o Lack of parking

» Exposed utility lines

e Lack of landscaping

Other infrastructure items that are not visible, but are likely to be
needed, include upgrades to sewer and water lines. These
improvements may require significant amounts of funding, which are
simply not available. The City is not in a financial position to pay for

all of the improvements that are needed in the Study Avea, and the
private sector has neither the funds nor the authority to do so.

However, one of the basic elements of improving an area through
redevelopment is the construction of public facilities and
infrastructure. If this project is adopted, funds will be in place to
“bridge the gap” between what is needed and what is available.

Incompatible Uses

The piecemeal development discussed previously creates changing
land use patterns and, in turn, incompatible and nonconforming uses.
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This situation is especially pronounced along Cherokee ILane,
Kettleman Lane, Sacramento Street, Lockeford Street, Stockton
Street, Lodi Avenue, and Central Avenue. In these areas, residences
are located in commercial and industrial areas, and/or are abutting
commercial and industrial uses with no buffers of any kind.

Without redevelopment, the abatement of incompatible uses is highly
unlikely, because owners, especially absentee owners, are unlikely to
invest money in such properties in such a manner as to eliminate any
incompatibilities by replacing one use for another, through screening,
or through any other means. These lots are themselves relatively
small, making conversion to more intense use impossible without
parcel assembly. Consequently, the transformation of incompatible
uses and small parcels into an area more easily developed for its
intended uses is infeasible and, therefore, is a substantial burden on
the community.

Irregular Parcels

A significant characteristic of blight in the Study Area is the lack of
adequate commercial land. For example, along Sacramento Street the
average commercial parcel size is only 0.23 acre, and 93% are under
0.50 acre. These are unusually small parcels and not large enough to
accommodate modern development or allow existing businesses to
expand. Industrial uses along Sacramento Street are equally
constricted with an average of 0.58 acre, including 81% that are less
than 1.00 acre. Parcels that are too small result in buildings that are
too small, which does not provide an adequate return of the
investment to the business or property owner.

When these situations occur, stores have minimal setbacks (f any)
with cramped parking lots, multiple curb cuts, and are “wedged” into
mid-block locations with no regard for how they look or function with
neighboring properties. This leads to an overall obsolescence of the
Study Area, as discussed earlier. Generally, it is not a particularly
attractive — or convenient — place to shop or do business. Buildings
are poorly maintained, products are difficult to see from the busy
corridors, access and parking are often difficult, signage is out-of-date
and inconsistent, businesses and residences appear to be randomly
placed on their properties without adequate buffers, and pedestrian
amenities are lacking.

Property Values and Lack of Investment

An evaluation of current property values reported by the County
Agsessor shows that single-family residential, multi-family residential
and commercial uses in the Study Area are assessed much lower than
those in the rest of the City (see table below). Only industrial uses

10
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were higher, but only by 2%. This may likely be attributed to the fact
that nearly all of the City's industrial uses are located in the Study
Area, thereby making a small sample size for the remainder of the
City.

Use Study Area Remainder of City
$/Acre $/Acre
Commercial 25 36
Industrial 17 15
Single-Family Residential 24 33
Multi-Family Residential 29 83

Additional value analyses are needed to fully characterize this
condition. However, these data prove that properties in the Study
Area are not holding their values, which is indicative of a blighted
area.

Vacancies

Vacant commercial and industrial units were observed throughout the
Study Area, and illustrate the complex nature of blight. Poor physical
conditions lead to decreased values and sales, which, in turn, lead to
poor economic conditions. Vacancies not only give the area a run-
down lock and reduce local job opportunities, but they do not generate
sales tax revenue, frequently lower surrounding property values,
increase crime and the risk of fire, and pose hazards to children,

Empty buildings exhibiting characteristics of neglect and
abandonment such as broken windows, abandoned garbage, or other
such indications of neglect, are typically regarded as attractive
nuisances and neighborhood burdens. Additionally, the standard
concept of "The Broken Window Effect", which is widely accepted in
professional planning literature, points strongly to a very high degree
of correlation between apparent building abandonment and crime.

Successful implementation of a redevelopment program can address
vacancies by providing incentives to attract new businesses, or
facilitating parcel assembly, which could create properties that are
viable in today’s market.

17
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Lack of Necessary Commercial Facilities

A number of basic neighborhood services appear to be lacking in the
Study Area. For example, there are very few supermarkets and drug
stores located in or near the Study Area. Banks and financial
institutions are slightly more prevalent, but it is clear that the
businesses in the Study Area are oriented more to travelers along
Highway 99 and Kettleman Lane than to the local population.

Additional study will be needed to fully assess this issue.

Residential Overcrowding

Although some signs of residential overcrowding were observed —
converted garages, multiple vehicles parked during the day, ete. — it is
not likely to be a significant problem. A check of census data will be
necessary, but this does not appear to be a condition of blight that
seriously affects the Study Area.

Excess of Adult Businesses

Some drinking establishments were observed along major corridors,
and there is a topless bar and massage parlor on Cherokee Lane. If
the adoption process begins, an analysis will be needed to quantify the
number of adult businesses in the area. In addition, various City
departments will be contacted to see if there is a connection between
such businesses and public health, safety, or welfare.

High Crime

Crime statistics were not analyzed for the scope of this Study, so the
impact of crime on the Study Area is not known. However, the
transient nature of uses along Cherokee Lane and Kettleman Lane
(with a mix of motels, liquor stores, auto repair, etc.) often creates
higher crime. In addition, most, if not all, commercial uses in the
eastern portion of Lodi are likely to be included in any future
redevelopment area. Therefore, the shear number of commercial units
alone would suggest it is one of the higher crime areas of the City.

If the City Council elects to begin the adoption process, details from
the City’s Police Department will be important to characterize the
extent of crime in the Study Area.

SUMMARY OF OBSERVATIONS

The results of the initial field work show that conditions of blight exist
throughout the Study Area. The matrix below summarizes specific

12
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physical and economic conditions of blight that were found. The
matrix also provides a measure of the extent of each condition based
on initial preliminary observations.

Each characteristic of blight (as defined by the CRL)} was evaluated
and given an initial ranking of "minor," "moderate," or "extensive,"
based on the following criteria:

Minor - Of limited extent or importance throughout the entire
area, but may be concentrated in one particular location. Not in
and of itself a significant blighting characteristic, but may
contribute to other conditions of blight,

Moderate - While not widely spread or of major importance, it is
a major blight characteristic in one or a few areas. Contributes
significantly to overall blight, but not a prevalent characteristic of
blight in and of itself.

Extensive - Of widespread extent and importance throughout the
entire area, and is a commonly found characteristic in most, if not
all, of the area. In and of itself can be considered a prevalent
characteristic of blight,

I3
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PHYSICAL CONDITIONS OF BLIGHT

whose physical development has
been impaired by their irregular
shapes and inadeguate sizes, given
present general plan and zoning
standards and present market
conditions

. PHYSICAL CONDITION . | PRESENCE | EXTENT |  NOTES .

Buildings in which it is unsafe or Yes Minor/ Severe building dilapidation is relatively

unhealthy for persens to live or Moderate minor; however, code violations could be

work. These conditions may be extensive and there is a significant

caused by serious building code likelihood of hazardous material presence

violations, serious dilapidation and with asbestos and iead-based paint,

deterioration caused by long-term

neglect, construction that is

vuinerable to serious damage from

seismic or geologic hazards, and

faulty or inadequate water or sewer

utifities

Conditions that prevent or Yes Extensive | Significant commerciat obsolescence.

substantially hinder the viable use Significant infrastructure deficiencies.

or capacity of buildings or lots. Significant building rehabilitation and

These conditions may be caused by maintenance needs. Obvious piecemeal

buildings of substandard, defective, development with no apparent plan.

or obsolete design or construction Minimal construction and design standards.

given the present general plan, Lack of landscaping and pedestrian

zoning, or other development amenities in commercial areas.

standards

Adjacent or nearby incompatible Yes Moderate/ | Many residences are located adjacent to

land uses that prevent the Extensive | commercial and industrial uses without

development of those parcels or adequate buffers. There are also

other portions of the project area residences located in commercial and
industrial areas.

The existence of subdivided lots Yes Moderate/ | Many commerciai parcels too small or too

that are in multiple ownership and Extensive | oddly shaped for expansion or new modern

development.

14
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ECONOMIC CONDITIONS OF BLIGHT

ECONOMIC CONDITION Z':-3.'-I-;' 'P'R_ES_'EN'_CE EXTENT : NOTES

Deprecaated or stagnant property Yes Moderate/ Property values in Study Area are Eower

values Extensive | than rest of City. Many commercial and
industrial buildings are obsolete and have
not seen much reinvestment, if at all. Lack
of adequate parcel shapes and sizes
hinders economic growth.

Impaired property values, due in Likely Moderate/ | Number of auto-related business and

significant part, to hazardous Extensive | manufacturing uses indicates an existence

wastes on property where the of hazardous materiats.

agency may be eligible to use its

authority

Abnormally high business Yes Minor/ Number of vacancies appears to be above

vacancies, abnormally low lease Moderate | normal, and have been vacant for

rates, or an abnormally high extended periods, which adds to decline of

number of abandoned buildings area.

A serious tack of necessary Yes Moderate | Adequate and modern neighborhood

commercial facilities that are - commercial uses, such as supermarkets

normally found in neighborhoods, and drug stores, are lacking in the area.

including grocery stores, drug

stores, and banks and other lending

institutions

Serious residential overcrowding Unlikely, but | Unknown | Residential overcrowding does not appear

that has resulted in significant possible to be a problem, but additional study is

public health or safety problems needed.

An excess of bars, liquor stores, or Possible Unknown | Adult uses exist in the form of a topless

adult-oriented businesses that has bar, massage parlor, and several kquor-

rasulted in significant in public related establishments. Additional study is

health, safety, or welfare problems needed.

A high crime rate that constitutes a Likely Mederate/ | Poor building conditions and commercial

serious threat to the public safety Extensive | uses oriented to travelers often result in

and welfare higher crime areas. Police statistics will be
needed to fully characterize.

Urbanization

There are only about 84 acres of vacant land in the entire Study Area,

mostly small lots spread throughout, However, most, if not all, of the
vacant land is substantially surrounded by developed urban uses,
which means it is counted as urbanized according to the CRL. The
result is that the Study Area appears to fall safely within the 80%
threshold of urbanized land, and is likely to be 100% urbanized.

15
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SURVEY AREA BOUNDARIES

After reviewing the properties in the Study Area, it is recommended
that for comparative purposes the Agency consider two boundary
options for the formal Survey Area: One, Option A, includes all
properties that appear to qualify for redevelopment under the CRL
(see Figure 1); and two, Option B, focuses only on the corridors of the
Study Area (see Figure 2),

An analysis of the two options, as well as a recommendation, is
included in the following chapters.

7
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Survey Area Option B
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FINANCIAL PROJECTIONS

This part of the feasibility study includes preliminary tax increment
projections for the two alternative Survey Area boundaries, as shown
on Tables 1 and 2. The property values shown on the tables are based
on the actual 2007-08 secured value for parcels that are in each of the
alternative boundaries. For purposes of the projections, we have
assumed that the City would adopt a Redevelopment Plan by July
2008, which would make 2007-08 the base year. The first year for
receipt of tax increment would be 2009-10. We have shown the
projections over a 30 year period, since this would correspond with the
period when the Plan would be effective. The Agency would also be
eligible to receive tax increment for up to 45 years, but the final 15
yvears would be limited to the repayment of debt.

The projections are, in part, based on new development/redevelopment
activities that could take place within the Survey Area. The
assumptions for new development are, in part, based on information
provided by City staff. All projections have been made on the basis of
currently allowable development under the City's General Plan.
Should land uses change in the future, the scope and type of
development will be different than that shown used in the projections.
The chart below shows the potential scope of development.,

Commercial Square industrial Square
Footage Footage
666,000 924,800

The other source for tax increment growth would be turnover of
property. In order to evaluate this, we have looked at the growth in
taxable values over the past five years in the general area of the two
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boundary alternative. Overall, taxable values have been growing in a
range of between 5 to 7 percent per year. This has occurred during a
period of rapidly escalating property values. For purposes of the

projections, we have assumed a 5 percent growth in taxable values.

QOverall, total cumulative tax increment has been estimated on both a
future dollar basis and on a net present value basis (adjusted for

inflation). The amounts are shown in the chart below:

Scenario Future Doliars Net Present Value
Dollars
Survey Area Option A $440.1 Million $171.1 Milion
Survey Area Option B $277.1 Million $108.2 Miifion

We have reduced total tax increment by the following adjustments and

liens.

1. Property Tax Administration Fees: State law allows counties to
charge faxing entities, including redevelopment agencies, for the
cost of administering the property tax collection system. The fees

have been estimated and shown on Tables 1 and 2.

2. AB 1290 Payments: Pursuant to 1994 legislation, AB 1290, the

Agency would be required to make payments to the affected taxing
entities from tax increment generated in a project area. The tax
sharing payments are based on a three tier formula. All payments

are made after the Agency’s deposit to its housing set-aside.
chart below shows how such payments are calculated.
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Tier Payment Required

Tier 1 25% of total tax increment during the entire term
the Agency receives tax increment.

Tier 2 Beginning in the 11th year that the Agency
receives tax increment, an additional payment
equatl to 21% of the tax increment attributable to
growth above year 10 levels.

Tier 3 Beginning in the 31st year that the Agency
receives tax increment, an additional payment
equal to 14% of the tax increment attributable to
growth above year 30 levels.

After reductions for the above liens, tax inecrement under each
alternative is shown in the chart below.

Scenario Future Dollars Net Present Value
Dollars
Survey Area Option A $331.9 Million $130.9 Mitllion
Survey Area Option B $210.1 Million $83.2 Million

The Agency will also be required to use at least 20% of the total tax
increment it receives for affordable housing projects and programs.
The amount available for such activities will range from
$88 million (Option A) to $55 million (Option B), in future dollars. In
present value terms, the range is estimatedto be from $34
million (Option A) to $22 million (Option B).

To put these numbers in perspective, five miles of landscaped medians
would cost an estimated $2.5 million, a 10,000 square foot youth or
senior center costs $6.2 to $7.0 million, or street reconstruction for up
to five miles of streets would cost $3.3 million. Five miles of
replacement water mains would cost $6.1 million. Replacing five
miles of sewer mains would cost an estimated $3.4 million.

The above numbers are examples only. Refined program costs will be
developed as part of the detailed area documentation.
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PRELIMINARY PRQJECTS AND PROGRAMS

This section of the report provides information on the types of
activities redevelopment agencies engage in as a means to alleviate
blight and includes a discussion of general methods found for
financing redevelopment.

One set of programs that the Agency may implement would be in the
area of economic development. Adoption of a redevelopment project
area would provide the Agency with the tools to alleviate blight in part
by encouraging new commercial, mixed use, and residential
development in the area through a variety of redevelopment
programs. The Agency may enter into public private partnerships by
assisting with land assembly, site preparation, offsite improvements,
disposition of property, and relocation assistance to existing property
owners and tenants,

The Agency could also encourage existing property owners and
businesses to upgrade the exterior of buildings, correct code violations,
renovate the interior of buildings and assist in installing fire
suppression systems. Such a program could provide deferred payment
and low interest loans to property owners to make the types of
improvements described above. Expenses could also be reimbursed to
business owners for facade improvements.

Another major area where projects may be undertaken would be the
installation of needed infrastructure. Projects in this area could
include one or more of the following:

1) Improvements to public streets including the installment of
lighting needed and desired in existing neighborhoods, and the
construction of curbs, gutters and sidewalks.

2) Storm drainage and water quality improvements.

3) Improvements to pedestrian and bicycle facilities and linkage with
other existing bicycle and pedestrian facilities in the community.
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4) Install and construct other public improvements to eliminate
blight and improve the local economy of the area, including
parking and transit facilities.

Finally, the Agency would likely be involved in various types of
programs to create more affordable housing in the area. A variety of
projects may be undertaken, including:

First-Time Homebuyer Assistance Programs: Programs designed to
assist first-time homebuyers to purchase homes. Housing set-aside
monies could be used provide second mortgages to bridge the gap
between the first mortgage and purchase prices.

Match to State and Federal Grants: Funds could also be used to match
other grants to provide a variety of housing opportunities.

Land Banking: Identify and purchase key properties that may not be
suitable for development at this time, but will be suitable for housing
or mixed-use development in the future. In some cases, land banking
and site assembly will be needed to remove constraints to development
on irregularly shaped or configured parcels.

New Housing Development: New housing focused on both affordable
rental and home ownership units developed in conjunction with either
local non-profit or for-profit developers. Housing may be directed at
special needs and/or incorporate self-help or other models.

Rehabilitation Programs: Funds to blighted properties to allow
commercial, industrial, and residential property owners and tenants
to rehabilitate, restore, and address code compliance issues,

70



[ [

_|
_|

RECOMMENDATION

The final step in analyzing redevelopment feasibility is to relate
projected revenue to the redevelopment program designed to eliminate
blight. As discussed earlier, such a program could include:

e Various economic development assistance programs designed to
spur private investment

¢ Business attraction and retention programs
s Rehabilitation loan and grant programs
e Infrastructure upgrades and improvement

e Affordable housing programs

Based on the tax increment projections, it is estimated that the
Agency would have $83 - $131 million in tax increment revenue (in
2007 dollars), depending on the boundary alternative. A
redevelopment project would not be expected to provide the full
funding for all of the above programs, but rather would serve as one
source of funding.

Because the larger boundary provides a significantly higher revenue
stream for improvements, and appears to qualify under the CRL
requirements, it is recommended that Option A be adopted by the City
Council as the Survey Area. A document called the Preliminary Plan
would then be prepared and submitted to the Planning Commission,
which then selects Project Area boundaries from within the Survey
Area. These actions would formally start the adoption process.
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